Information and Discussion re: Status Report - Transit-Oriented
Development Plan and Rules Overlay & Environmental Impact Statement
for the Kakaako Community Development District

Staff Report
June 3, 2015

This staff report is to provide background and update on the Transit-Oriented Development
Overlay Plan (“TOD Plan”) for the Kakaako Community Development District (“KCDD”),
and the Environmental Impact Statement (“EIS”) which discloses potential impacts of the
proposed TOD Plan.

In September 2011, the Authority adopted development plan and rules for the KCDD, Mauka
Area (“Mauka Area Plan and Rules”). The Mauka Area Plan and Rules provide a broad
framework for future redevelopment of the KCDD and anticipates transit-oriented
developments (“TOD”). The Mauka Area Plan and Rules were adopted with anticipation for
development of a TOD Plan and Rules at a later date to coincide with the City and County of
Honolulu rail transit project.

In October 2011, the Authority authorized the Hawaii Community Development Authority
(“HCDA”) Executive Director to develop a TOD Plan and Rules Overlay for the KCDD.
This action was also in conjunction with authorization by the Authority to pursue site control
of the former Pohukaina School site at 690 Pohukaina Street, from the Department of Land
and Natural Resources, and develop and issue a Request for Proposals (RFP) for a mixed-use
TOD project on that site.

Act 106, Session Laws of Hawaii 2012, appropriated $1.5 million for preparing plans for a
TOD mixed-use project on the Pohukaina Street site, intended to be a model TOD for the
KCDD.

In August 2012, the Authority authorized the HCDA Executive Director to prepare a
supplemental or new EIS for the 690 Pohukaina Street Mixed-Use TOD Project and TOD
Plan and Rules Overlay for the KCDD.

In June 2013, an informational update on the TOD Plan and EIS was provided to the
Authority.

The KCDD is well-suited for TOD even without the City’s proposed elevated light-rail
system; it is currently well-served by 61 different City bus routes passing through the district
and has a walkability score of 91 out of 100. The proposed light-rail alignment for the
Honolulu Authority for Rapid Transportation (HART) elevated light-rail system identifies
three transit stations within the KCDD; two in Kakaako Mauka (the Civic Center and



Kakaako stations) and one at the Aloha Tower Special District (the Downtown station).
TOD provides opportunities for increased densities near transit stations and reinforces
development guidelines that are conducive to walking, biking, ride sharing, and use of public
transit.

In 2011, the HCDA retained consultants to prepare a plan to address opportunities for TOD
in the KCDD. A series of public meetings were conducted in May 2013 for community input
on a Draft TOD Plan. The meetings were attended by 230 people over four days, meeting
presentation materials and attendees/comments are provided as Exhibit A. In addition to the
community meetings, the Draft TOD Plan was posted on HCDA'’s website in May 2013 for
public review and comments. Copies of the TOD Plan were also circulated to the Governor,
the Mayor, various state and county agencies, elected officials, as well as the University of
Hawaii Hamilton Library, and the Hawaii State Library.

The Draft TOD Plan enhances the established policies in place for the KCDD, specifically
the Makai and Mauka Area Plans and Rules, and will reinforce development guidelines
which encourage the principles of “live, work, and play” in Kakaako. As an overlay plan to
the existing plan and rules for the KCDD, the TOD Plan is intended to be an incentive based
program for landowners and developers in exchange for enhanced entitlements.

Subsequent to the preparation of the Draft TOD Plan, the 2014 Hawaii State Legislature
approved House Bill 1866, and the Governor signed the bill into law as Act 61, which in part,
provides that building heights in the Kakaako Mauka Area shall be limited to 418 feet.

Early release of the Draft TOD Plan in May 2013 intended to generate public participation in
the plan. The formal publication of the Draft TOD Plan was concurrent with preparation of
an EIS which discloses the impacts of the Draft TOD Plan alternatives. The Draft EIS
(“DEIS”) was published on January 8, 2015. An Executive Summary is provided as Exhibit
B and the complete DEIS is on compact disk as Exhibit C.

The DEIS identifies the Draft TOD Overlay Plan as “Alternative A”. The scenario resulting
from the height limits resulting from the adoption of Act 61 is identified in the EIS as TOD
“Alternative B”. The current Mauka Area Plan is discussed as the “do nothing” alternative.
The EIS discloses impacts that would result from the implementation of either TOD
Alternative A or B.

The list of consulted parties and respondents to the DEIS is provided as Exhibit D.
Responses to comments are being finalized. Hawaii Administrative Rules §11-2-4 provides
that whenever an agency proposes an action, the final authority to accept a statement shall
rest with the governor, or an authorized representative.

Therefore, as the accepting authority of the EIS, the Final EIS (“FEIS”) will be transmitted to
the Governor through the Office of Environmental Quality Control (“OEQC”) once the
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responses to the DEIS comments are finalized. Staff expects to transmit the FEIS to the
Governor’s office by the end of June 2015. The OEQC will publish the FEIS in the
Environmental Bulletin once it has been accepted by the Governor.

Moving forward staff will revise the Draft TOD Plan to reflect statutory height limits and
finalize the Draft TOD Plan, which was disclosed as Alternative B, in the FEIS. Once the
FEIS is accepted by the Governor, staff will commence preparation of draft TOD Rules to
implement the TOD Plan. TOD rule making is required to follow the provisions of Hawaii
Revised Statutes (“HRS”), Chapter 91 and HRS, Chapter 206E. Once the Draft TOD Plan
and Rules are adopted by the Authority, the Plan and Rules will be transmitted to the
Governor’s office for approval.

Attachments:  Exhibit A - Meeting Presentation Materials and Attendees/Comments
Exhibit B - Executive Summary
Exhibit C - Draft Environmental Impact Statement
Exhibit D - List of Consulted Parties and Respondents to the Draft
Environmental Impact Statement
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Kaka'ako Community Development District

TOD Overlay Plan
Draft Environmental Impact Statement

Prepared for:
Hawaii Community Development Authority

Prepared by:
Lee Sichter LLC

This Draft Environmental Impact Statement and all ancillary documents were
prepared under the signatory’s direction or supervision, and the information
submitted, to the best of the signatory’s knowledge, fully addresses document
content requirements as set forth in Chapter 343, Hawaii Revised Statutes, as

amended, and Sections 11-200-17 and 11-200-18 of the Hawaii Administrative
Rules.
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0.0 Executive Summary

0.1 Introduction

In 1976, the State Legislature designated Kaka'ako as a Community Development
District (KCDD) under the jurisdiction of the Hawaii Community Development
Authority (HCDA) - a body corporate and public instrument of the State of Hawai'i
responsible for planning and revitalizing redevelopment areas. By direction of the
State Legislature, Kaka'ako has been identified as a significantly underdeveloped
and underutilized relative to its central location in urban Honolulu and HCDA has
been tasked with planning for its redevelopment.

The 601.6-acre Kaka'ako Community Development District (KCDD) is situated
within the Kona district of the Honolulu ahupua’a and is part of the Primary Urban
Center. It is prominently located less than a mile east of Honolulu’s central business
district, and between the densely populated Punchbowl district to the north, Ala
Moana Shopping Center and Waikiki to the east, and the Downtown area and
Honolulu Harbor to the west. For planning purposes, it is divided into two parts, the
Mauka Area and the Makai Area.

South King Street, Punchbowl Street, Ala Moana Boulevard and Piikoi Street bound
the Mauka Area of the KCDD. It is envisioned as the residential, commercial and
retail mixed-use neighborhood of the KCDD. Located makai of Ala Moana Boulevard,
the Makai Area consists primarily of state and agency controlled land along the
waterfront. It is bounded by Ala Moana Boulevard on the north, Ala Moana Regional
Park on the east, Forest Avenue and the property line between Honolulu Harbor’s
Pier 2 and Pier 4 on the west, and the Pacific Ocean on the south. The Makai Area
also includes a non-contiguous property called the Aloha Tower Special District
(ATSD), a 3.4-acre parcel in Downtown owned by the Hawaiian Electric Company’s
(HECO) and occupied by HECO’s downtown power plant. The ATSD is situated on
the makai side of Ala Moana Boulevard and is bounded by Richard Street, Bishop
Street, and Aloha Tower Drive. It is adjacent to Irwin Park, the Downtown Financial
District and the Aloha Tower redevelopment area.

In 2012, the Honolulu City Council approved an alignment for the Honolulu
Authority for Rapid Transportation (HART) elevated light-rail transit system. The
alignment identified three transit stations in within the Kaka'ako Community
Development District: two in Kaka'ako Mauka (the Civic Center and Kaka'ako
stations) and one at the Aloha Tower Special District (the Downtown station).

In response to this action, the HCDA retained consultants to prepare a plan to
address the future opportunities presented by the introduction of an elevated light
rail system or the expansion of other forms of public transit in Kaka'ako. The Draft



Transit Oriented Development Overlay Plan (hereinafter, “Draft TOD Overlay Plan”)
was published in May 2013 and distributed for public review (see Appendix A).

Subsequent to publication of the Draft TOD Overlay Plan, concerns were raised
about excessive density in the KCDD and the effects of increased building heights
upon existing residents. In response to these and other concerns, the 2014 State
Legislature approved House Bill 1866 (House Draft 2, Senate Draft 1) that, among
other things, limited building heights in the Mauka Area to 418 feet (400 feet plus
appurtenant facilities such as elevator equipment), thereby reducing allowable
building densities. On April 30, 2014, the Governor signed the bill into law as Act 61.

This Environmental Impact Statement (EIS) has been prepared to analyze the
impacts of transit-oriented development in Kaka'ako. Development in the KCDD is
governed by rules established separately for the Mauka Area and the Makai Area.
For the purposes of this EIS, the “Future Baseline” condition is what would happen
in the District if it were built-out in accordance with established rules and plans. The
Proposed Action is a regulatory “overlay” on the Future Baseline Condition. Rather
than change the fundamental character already established for the KCDD, it amends
it or overlays it by offering a vision of how the district could respond to the
opportunities presented by the introduction of an elevated light rail system in the
Mauka Areal. The HART light rail system presents certain additional urban infill
development opportunities with the KCDD and it is the impact of that additional
development opportunity that is being disclosed in this EIS.

0.2 Summary of the Proposed Action and Alternatives

The Proposed Action is the implementation of transit-oriented development in the
KCDD. It is intended to be an incentive based program that would provide
development incentives for landowners: in exchange for density bonuses,
landowners would be required to provide exemplary public benefits as part of their
property redevelopment program.

For the purposes of this EIS, the Draft TOD Overlay Plan is identified as TOD
Alternative A. The urban design scenario resulting from the adoption of Act 61 is
identified in this EIS as TOD Alternative B. For the purposes of this EIS, no specific
course of action is recommended. The Proposed Action is defined as the
implementation of either TOD Alternative A or TOD Alternative B.

This EIS discloses the environmental, social, and economic impacts that will result
from the implementation of either TOD Alternative A or TOD Alternative B. Once

1 The entire rail system was the subject of a separate EIS that was approved by the Federal
Transit Administration on January 18, 2011. Thus, it is important to understand that the present EIS
is not intended to evaluate the impacts of the HART light rail system alignment through the KCDD.
That has already been done.



this EIS has been completed, the Draft TOD Overlay Plan may require revisions to
accommodate the findings of the EIS. Ultimately, the HCDA will determine what
course of action to take regarding transit-oriented development, that is to say: select
TOD Alternative A and amend the Mauka Area rules to implement it?, select TOD
Alternative B and amend the Mauka Area rules to implement it, or elect to take no
action to amend the Mauka Area rules.

For the purposes of this EIS, full build-out of the KCDD is targeted for 2035. Whether
this actually happens will depend upon decisions made by private landowners and
public agencies. However, it is necessary to identify a target year for analytical
purposes of comparison.

Both TOD Alternative A and TOD Alternative B increase the overall quantity of
housing in the KCDD as compared to the Future Baseline Condition and introduce
new opportunities for area land uses such as a limited number of hotels (no more
than three) and office/industrial buildings. Under the Proposed Action’s policies,
increases in land use capacity are only allowed if tethered to new community
amenities and public realm enhancements, the substructure that supports urban
lifestyles.

The Proposed Action asserts that strong land use and transit-planning partnerships
can lay the groundwork to develop livable neighborhoods, improve public health,
lower vehicle miles traveled (VMT), and reduce greenhouse gas (GHG) emissions, all
while increasing sociability. By providing the opportunity for more growth, the
private sector must respond by investing in the neighborhood amenity.

TOD Alternative A introduces significant height and tall residential towers to
accommodate capacity increases. In this Alternative, building forms could include a
cluster of 420-550’ tall high-rise residential towers, as well as no more than three
residential towers rising to 700’ (one each in the Pauahi and Auahi neighborhood of
the Mauka Area and one as part of the potential redevelopment of Blaisdell Center).
The “as of right” development capacity in TOD Alternative A is 5.0 FAR (floor area
ratio) including all floor area associated with parking. The maximum proposed FARs
in TOD sites range from 7 FAR to a maximum of 10 FAR. With a potential for
increased development capacity, this Alternative anticipates a redevelopment
pattern that, depending on the size of the parcel, can accommodate multiple, inter-
related buildings on a single development block.

TOD Alternative B explores how redevelopment might occur with a similar, but
slightly reduced increase in capacity while maintaining the existing envelope of 418’
height limitations, pursuant to Act 61. Alternative B was developed to maximize
density within the District, taking into account the height limitation imposed by Act

2 However, so long as Act 61 remains in force, building heights in the Mauka Area cannot
exceed 418 feet. If the HCDA Board elects to implement TOD Alternative A, it must still comply with
the provisions of Act 61.



61 and without compromising desirable urban design and aesthetic character. The
“as of right” capacity for TOD Alternative B is 5.0 FAR including all floor area
associated with parking. The maximum proposed FARs in TOD sites range from 7
FAR to a maximum of 9 FAR.

In both Alternatives, an incentive zoning method is proposed as a future
implementation tool to achieve bonuses beyond the “as of right” development
allowances. In an incentive zoning method, developers provide amenities (or
payments allocated towards those amenities) in exchange for development rights.
With more intensive use of property there are greater profits. As a trade-off for a
greater intensity of use, the land developer is asked to contribute to enhanced public
realm, cultural amenity and/or street connectivity. Adequate profitability is also
required of private developers and their investors to ensure that rezoning efforts do
not simply elevate land values. Incentive zoning programs must be carefully
managed to ensure that the value of the community amenity is proportional and
outweighs any adverse effects caused by additional building bulk. The specific
parameters of the incentive zoning method will be addressed during TOD Overlay
rule making by the HCDA.

Under the Proposed Action, the Mauka Area will continue its planned
transformation towards a truly urban, high-rise, 24-hour, mixed-use neighborhood.
Either TOD Alternative will increase overall development capacity only in selected
neighborhoods within the Mauka Area (see Figure 2-1). No capacity or rule changes
are proposed in the Makai Area, or for mature, and built-out existing neighborhoods
(Sheridan, Civic Center and portions of Central Kaka'ako) outside of the TOD
Overlay development area.

In most areas, it is assumed that increased capacity in TOD Alternatives A and B
come with public infrastructure improvements that will support healthy
neighborhoods including:

* Safe bicycle lanes and greatly enhanced bicycle accessibility;

* Improvements to both pedestrian and vehicular connections in the district;

¢ Additional funding for parks and public realm at the ground level;

* Midblock crossing at alleys and ways to enhance connections between the
TOD Overlay plan area and other parts of the district;

* The screening and structuring of parking;

* The application of a broad range of transportation demand management to
reduce the amount of valuable land consumed by parking. (TDM programs
are typically financial incentives to encourage commuters to travel by modes
other than driving, including subsidized transit passes; these tools provide
alternatives to single occupancy driving.);

e Wide sidewalks and sidewalk amenities;

e Street trees and urban greening;



Figure ES-1: Proposed TOD Development Areas

Makai Neighborhood

_/‘/7—

Proposed TOD Development Areas
[T TOD Sites KAKA'AKO TOD OVERLAY PLAN DRAFT EIS
Prepared for: Hawail Commanity Development Authority

Prepared Cansulting Associates I
March 2014

N 0 0.1 0.2
( G5 Dhata 5
F‘ ) iles

Note: The HCDA identifies “neighborhoods” in the KCDD for planning purposes. The Thomas
Square neighborhood identified above does not include Thomas Square Park, which lies just
outside the KCDD on the mauka side of King Street.

* Anincentive program will correlate the allocation of multi-purpose open
spaces for additional height and capacity. Open spaces may be allocated on
site, for example on green roofs as well as contribute to a dedicated in-lieu
program to further develop planned parks and open spaces. This encourages
private investment in open space and recreational facilities.

* Both the Alternatives explore the ability to allocate a large park space located
on a redeveloped Blaisdell Center Site, and a redeveloped HECO site, both in
the Thomas Square District.

* The Proposed Action guides HCDA in the integration of a new transit plaza
associated with the Civic Center Station.

* Green connections and mid-block paths are associated with redevelopment
of consolidated parcels under both Alternatives.

* The Proposed Action directs HCDA to tie a minimum of fee ($ per SF) or per
FAR to public active space. A tiered program may be proposed for each
neighborhood prioritizing needed amenity.



0.3 Use of Public Funds or Lands for the Proposed Action

The Proposed Action is a planning tool intended to encourage transit-oriented
development in the KCDD. To that end, public funds will be used to implement the
plan. These funds take the form of a portion of the operational costs of the HCDA;
the governmental authority charged with implementing and enforcing development
regulations in the KCDD.

As the KCDD contains publicly owned streets, sidewalks and park space, public
funds will be used for on-going maintenance of these facilities. Improvements to
these facilities envisioned in the Proposed Action may be implemented at the
discretion of the overseeing agency. For example, the roadways within the KCDD fall
under the jurisdiction of the City and County of Honolulu. Implementation of a
Complete Streets program in the KCDD will require funding by the City.

Certain properties within the KCDD are owned by government agencies. Public

funds may be used to develop or to facilitate development of these properties.

0.4 Summary of Beneficial and Adverse Impacts

Implementation of the Proposed Action will cause potential short-term and long-
term impacts to the natural and built environment. The potential impacts are
summarized below:

Population: The following table summarizes full-build out in 2035 under the
existing rules (Future Baseline Condition) and the two TOD alternatives.

Total Cumulative
Full-Time Average Operational Construction

RESGELE RESGEGLEN De Facto Jobs at Office Jobs Jobs from

Units Population Population(1) Build-Out(2) Only Full Build-

Out(3)

Future Baseline 21,146 33,466 33,844 51,207 37,186 55,612
TOD Alt. B 26,588 42,477 44,465 43,651 29,474 68,994
Impact (difference) 5,443 9,011 10,621 -7,555 -7,712 13,382
TOD Alt. A 28,968 46,181 48,223 45,157 30,397 75,970
Impact (difference) 7,822 12,715 14,359 -6,050 -6,789 20,359

(1) “De Facto” Population = Full-Time residents minus those temporarily away + Part-Time residents and (for TOD
Alternatives A and B) Hotel Guests.

(2) Total Full- and Part-Time jobs, all shifts and days of the week.

(3) InJob-Years (both Full- and Part-Time); includes some “soft-cost” (architect/engineer) jobs; includes construction
of additional public infrastructure and government facilities attributable to each scenario.

Source: EIS Appendix G (Socio-Economic Analysis)

TOD Alternative A would add approximately 12,715 people to the full-time
residential population over the Future Baseline Condition, 3,704 more than TOD
Alternative B. However, this growth actually represents a population shift. It is
anticipated that people moving to Kaka'ako will be doing so from elsewhere on the



island. Both TOD Alternatives are consistent with State and City policies to
concentrate much of the island’s future growth in Kaka'ako or similar high-density
locations.

Employment: As evidenced in the above table, both TOD Alternatives result in a
reduction of office buildings in the KCDD when compared to the Future Baseline
Condition. The alternatives focus on increasing the availability of new residential
opportunities. TOD Alternative A would provide 45,157 operational jobs at build-
out, approximately 6,000 less than the Future Baseline Condition. The greater
reduction in density attributable to TOD Alternative B would result in a greater
reduction in office space, with 7,555 fewer jobs than forecasted for the Future
Baseline Condition at full build-out.

Construction: Full build-out of TOD Alternative A would create 75,970 construction
jobs, 20,359 more than those forecasted for the Future Baseline Condition.
Implementation of TOD Alternative B would generate less construction
employment, but still more than 13,000 jobs over the Future Baseline Condition.
Short-term construction impacts will include noise from the operation of
construction equipment, slow moving vehicles on the roads to project sites,
temporary coning or closure of traffic lanes to divert traffic from construction in
roadways, and the degradation of air quality.

Infrastructure: Redevelopment of a mature urban area in the heart of greater
Honolulu will impact infrastructure systems that serve the entire region.

e Water - At full build-out, TOD Alternative A will increase demand by
approximately 1.11 million gallons per day (MGD) over the Future Baseline
Condition. TOD Alternative B would increase demand by approximately
800,000 gallons per day. Several upgrades to the existing water service
system have already been identified as part of the Future Baseline Condition,
but have not yet been implemented. Given on-going and planned Board of
Water Supply and Ward redevelopment projects in the area, the existing
system is generally capable of meeting peak hour domestic consumption
demand. However, approximately 37,600 linear feet of existing 6- and 8- inch
diameter water mains need to be upgraded to 12-inch diameter mains to
accommodate fire flow requirements. No additional regional improvements
are required.

* Wastewater - At full build-out, TOD Alternative A would increase daily
wastewater flow rates by 1.2 million gallons over the Future Baseline
Condition. TOD Alternative B would increase wastewater flow by 900,000
gallons per day. Several capital improvement projects have been budgeted by
the City to improve trunk lines, rehabilitate sewer lines, and add a new pump
station in the area. In addition, the City is presently studying preliminary
alignments for new Relief Sewer Corridors that would address sewer flow
outside of the KCDD, and in so doing, help reduce demand on existing



collection lines in the KCDD. In addition to these projects, the Proposed
Action would require the replacement of portions of sewer lines within
KCDD:
O 480 LF of 10” sewer on Halekauwila Street between South and Keawe
Streets with a 12” sewer;
0 310 LF of 8” sewer on Keawe Street makai of Halekauwila Street with
a12” sewer;
0 250 LF of 6” sewer on Ilaniwai between Kamani Street and Ward
Avenue with an 8” sewer; and
0 Upsize 305 LF of planned sewer in Pohukaina Street between Ahui
Street and Ward Avenue from 12” to 18” diameter to 24” sewer in
Ward Avenue.
Even with these projects and improvements in place, a number of existing
branching sewer mains in the District would remain surcharged. However,
the existing system, as modified by the identified improvements, will be
capable of meeting peak flow requirements. Despite the surcharged
conditions, no spills are anticipated.
Solid Waste - No modifications to the solid waste disposal program within
the Mauka Area are proposed. Expansion of private contractor provided
collection services might be required to meet future increased demands.
Drainage - The existing drainage system is inadequate to accommodate and
dispose of design storm rainfall runoff quantities in both the existing and
future conditions. Several system improvements have been identified to
address existing deficiencies, including pavement resurfacing and new drain
inlets and/or catch basins, but HCDA presently has no current schedule for
their design or construction. However, it is noted that since most of the
future improvements are anticipated to be vertical development, additional
rainfall runoff, due to development, is anticipated to be negligible; and as
such, surface water ponding concerns and existing drainage system
inadequacies would not be exacerbated. In other words, while the existing
drainage system has deficiencies, the Proposed Action will not exacerbate
them.
Electrical - At full build-out, TOD Alternative A would increase demand for
electricity an estimated 1.2 million volt-amperes over the Future Baseline
Condition. TOD Alternative B would increase demand an estimated 400,000
volt-amperes. It appears that, in general, the existing underground duct
systems within the Mauka Area have sufficient space to accommodate the
proposed load growth with the caveat that, in some areas, new infrastructure
would need to be constructed to extend the 25 kV distribution system.
Additionally, development in areas served by existing overhead lines may be
limited until an underground duct system is installed in these areas. In the
worst case (TOD Alternative A), it appears that within 9 years, HECO would
apparently either need to serve the additional loads from the Iwilei and
Kewalo Substations, by adding another substation transformer in both
substations, or need to construct and energize its proposed Cooke Street



Substation site, or both. Beyond 9 years of development, HECO would likely
need to secure an additional substation site. The need for this site would be
evaluated by HECO based on actual load growth experienced during the 23-
year build-out.

Traffic: The increase of residents, visitors, and workers in the Mauka Area will
exacerbate traffic conditions. Slower vehicular travel times are anticipated.
However, there are no intersections within the KCDD that deteriorate from Level of
Service (LOS) E or better under the Future Baseline Condition to LOS F under the
Proposed Action. That said, three intersections along Ala Moana Boulevard (at South
Street, Cooke Street, and Ward Avenue) and two on Ward Avenue (at Queen Street
and at Kapiolani Boulevard), which are forecasted to operate at LOS F under the
Future Baseline Condition, would also operate at LOS F under the Proposed Action.

Traffic delay under the Proposed Action is not anticipated to result in a level of
delay to buses that would require additional buses or operating costs compared to
the Future Baseline condition. Therefore, there is no significant transit operations
impact resulting from the Proposed Action.

The fixed guideway transit system — HART - is presently under construction. HART
will provide faster, more reliable transit along the corridor where many transit
vehicles must operate in mixed-flow traffic, and serve as an attractive alternative to
the private automobile. The project would strengthen the connection between
Kapolei, Downtown Honolulu and Kaka'ako, UH Manoa, and Waikiki.

A major goal of the Proposed Action is to encourage transit oriented development.
The Proposed Action is intended to facilitate and encourage transit use by placing
relatively high-density development adjacent to or within easy walking access of
major transit facilities such as stations on the fixed guideway system or transfer
points between bus lines. TOD projects also typically encourage the use of non-
motorized modes of travel, including pedestrian and bicycle travel, and discourage
the use of private automobiles.

The Proposed Action will generate the following net increases in trips in comparison
to the Future Baseline Condition:

e Walk/bike trips: up to 29 percent increase over the Future Baseline
Condition

* Transit trips: up to 19 percent increase over the Future Baseline Condition

* Motor vehicle trips: up to 16 percent increase over the Future Baseline
Condition based on daily trips, while the increase in peak-hour motor vehicle
trips would be smaller:
O up to 7 percent increase over the Future Baseline Condition during the

AM Peak Hour



O up to 9 percent increase over the Future Baseline Condition during the
PM Peak Hour

The Proposed Action will result in up to a three-fold increase in daily bicycle
volumes with no commensurate or appropriate increase in bicycle capacity. A
similar increase will occur in daily pedestrian crossings at major pedestrian
corridors.

Social Impacts: The following outlines some of the fundamental impacts/benefits
resulting from the implementation of the Proposed Action.

Improved public health - Transit rich environments, such as Kaka'ako, will
benefit not only from important statistical reductions in traffic injuries or
fatalities, but also reduced air pollution and increased levels of daily physical
exercise, which has broad implications for public health, and reduced
medical costs. Studies show that obesity rates tend to fall sharply with
increased walking, cycling and transit use.

Alternative Travel Options - The Proposed Action not only provides better
future access to the HART rapid transit project to improve regional mobility
to non-drivers via the two major stations within the District, but it also
further builds upon the current Ward Centers and Kamehameha Schools
Master Plans. Both of these Plans are dedicated to introducing more street
level activity and have been engaged by HCDA to allocate space for new local
circulation options for vehicles and pedestrians. There is also a clear
household and community wide cost-savings attributed to transit use.
Families that are able to own less vehicles per household can spend those
dollars elsewhere. Furthermore, walking and cycling are the most
sustainable transport modes, and are affordable by virtually everyone.
Improved Access to Housing — The primary goal of the Proposed Action is to
encourage more housing in an accessible location proximate to existing job
centers. The historical trend of high demand for residential housing on O"ahu
coupled with strong economic conditions could conceivably result in housing
development meeting expectations in the 2035 timeframe, especially if
infrastructure investments identified in the Proposed Action are prioritized
to support these intensive levels of development. Within the District,
proposals for more intensive land uses with taller buildings will provide a
greater number of total units than what is allowable under the Future
Baseline Condition. Under the current HCDA Reserved Housing Policy, 20%
of all new units will be built as workforce housing. In order for landowners
and/or developers to achieve density incentives, workforce housing may
even take on greater percentages in some areas. The Proposed Action also
continues HCDA'’s strategy to preserve characteristics of neighborhoods with
existing resident populations or historic and institutional uses, particularly in
the Sheridan and Civic Center neighborhoods (neither of these
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neighborhoods are eligible for participation in the TOD Overlay Plan’s
supplementary height and density programs).

Improved Parking Options - As areas urbanize, with more people and uses
competing for access to the same destinations, parking becomes highly
contested. The availability and supply of parking is one of the strongest
indicators of a population’s likely transit mode share, with free and readily
available parking strongly correlated with reduced transit ridership.
Applying measures to manage parking efficiently achieves the broader
planning objectives of supporting more compact development, encouraging
transit use, and increasing development affordability. The Proposed Action
studies where and how to manage parking as a public resource, with a
particular emphasis on both long-term “park once” systems (residential or
employee parking) and short-term (visitors and shopping) parking needs.
When implemented, the Proposed Action will offer a menu of different types
of on-street parking treatments, provide a basis for market-based pricing of
parking, explore context-sensitive parking requirements for new land uses,
and provide progressive measures to introduce options for shared parking
resources between uses. The Proposed Action also incorporates policies to
encourage long term parking management strategies at the District scale to
provide more efficient utilization.

Reserved Housing - High-rise development provides a better opportunity for
the provision of reserved housing than single-family unit residential
development because the land and infrastructure costs for high-rise
development are distributed among a greater number of units. In addition,
the sale of high-priced units in a building can help offset (subsidize) the cost
of the units reserved for lower income families. The cost of developing single-
family units makes it difficult to achieve affordability without government
subsidy. While there are successful government programs, it is clear that
they have not met the demand. The Proposed Action is intended to increase
the number of reserved housing units in three fundamental ways. First, by
adhering to the HCDA 20% Rule (20% percent of all new units constructed
must be reserved for families/individuals who qualify under federal
affordability guidelines), the increase in density envisioned in the Proposed
Action will result in a greater number of units coming to market, and a
proportionate increase in the number of those that reserved. Second, the
Proposed Action includes height and density bonuses that are intended to
encourage developers to participate in the provision of reserved units.
Simply put, a developer would be allowed to increase the density of a
structure in exchange for what are described as “exemplary public benefits”.
The result is a negotiated process whereby the HCDA can bargain for the
increased provision of reserved housing. Third, by relaxing the parking
standards per dwelling unit, by untethering parking from residential units in
deference to the District’s proximity to rail and employment centers, and by
increasing building heights (in the case of TOD Alternative A), the HCDA is
attempting to bring down the development cost of units, which would result
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in their increased affordability. If it is possible to include more units in a
building because fewer floors must be dedicated to onsite parking and more
floors are allowed, then arguably the cost of constructing the building can be
distributed among a greater number of units, thereby lowering the cost of
each.

e Parks and Open Space - Neither the HCDA (the primary provider of parks
and recreational facilities in Kaka‘ako) nor the City’s Department of Parks
and Recreation currently plans to construct additional parks in or near
Kaka‘ako, suggesting that impacts will be confined to existing parks in the
region.

Cultural Resources: Several Hawaiian cultural resources, in the form of historic
structures are located in the District. While, these buildings are not directly
threatened by redevelopment, there is a high probability that cultural recourses in
the form of human remains (iwi) will be inadvertently found during excavation
activities associated with new development. Implementation of the Proposed Action
could potentially impact these cultural resources. It could also impact the several
contemporary cultural resources identified in the District including cultural learning
facilities; public parks and grounds, memorials and commemorations; religious and
spiritual gathering places; and public art installation and entertainment centers.

Visual Resources: It is anticipated that the build-out of the Mauka Area under the
Future Baseline Condition or either TOD Alternative will impair the existing mauka-
makai views. As projects in the Mauka Area develop according to existing zoning,
views of, and within the KCDD are expected to change significantly. The greatest
impacts will be seen with the higher intensity growth in number and frequency of
high-rise buildings under the TOD Alternative A. TOD Alternative B would result in
impacts greater than the Future Baseline Condition, but less than the TOD
Alternative A. Under either Alternative, panoramic views from identified
viewpoints, and existing high-rise or low-rise buildings will be curtailed, but existing
view corridors along major mauka-makai streets will be preserved. Buildings
fronting Ala Moana Boulevard and situated in the Makai Area will have reduced
views of the Ko olau Range, while buildings along Kapiolani and in the Thomas
Square Neighborhood will have reduced views of the ocean. This is typical of an
urban environment where external views of landscapes are slowly exchanged for
framed views and new architectural features.

Government Revenue: State revenues are projected to be $14.8 million more than
costs annually for TOD Alternative A and $14.1 million annually for TOD Alternative
B. If municipal revenues are limited to General Excise Tax and property taxes, the
difference between revenues and costs is a positive $0.08 million annually for TOD
Alternative A and a negative $0.41 million annually for TOD Alternative B. However,
if legislature-imposed caps on the Transit Accommodations Tax are eliminated, TOD
Alternative A would generate approximately $1.2 million annually and TOD
Alternative B would generate approximately $0.7 million annually. Therefore,
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Proposed Action is unlikely to have any real perceptible impact on annual County
operating budgets.

Secondary and Cumulative Impacts: Introducing transit-oriented development as
an overlay to the redevelopment of Kaka'ako already anticipated under the current
Mauka Area rules (the Future Baseline Condition), is likely to affect the residents
and visitors to nearby areas such as downtown Honoluluy, the Ala Moana/Sheridan
district, Waikiki, and other areas of the City and County of Honolulu.
Implementation of TOD, when added to other adopted and proposed projects of a
similar nature (such as other TOD projects envisioned by the City along the transit
line corridor) may have a significant affect on a regional scale, and at an islandwide
scale.

Kakaako is situated in the Primary Urban Center, which is intended to
accommodate a substantial portion of O"ahu’s population growth over the next 25 to
30 years. The Proposed Action will have long-term effects on the decisions by 0'ahu
residents about where to live, work, and play, which will, in turn lead to a
redistribution of population.

Implementation of the Proposed Action will also provide new employment,
residential, commercial, and light-industrial opportunities that together sustain the
redevelopment activity that was initiated by the implementation of the Mauka Area
Plan in 2011.

0.5 Summary of Recommended Mitigation Measures

Following is a summary of the major measures recommended to mitigate the
impacts associated with implementing the Proposed Action:

Population: The effects of increased population in the District will be mitigated
through the implementation of a palette of objectives and policies to improve
quality of life. These are best summarized by the “6-D Objectives” of the Proposed
Action:

* Objective D1: Destinations - Coordinate Land Use and Transportation;

* Objective D2: Distance - Create a well-connected street network using
Complete Streets principles;

* Objective D3: Design - Create places for people;

* Objective D4: Density — Concentrate and intensify activities near frequent
transit;

* Objective D5: Diversity - Encourage a mix of uses; and

* Objective D6: Demand Management - Encourage the “auto trip not taken’
through a systems management approach.

)
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Construction: Implementation of Best Management Practices for each new
construction projects in the District will mitigate the short-term impacts of
construction activities, including impacts on traffic, noise quality, and air quality.

Infrastructure: Several water main, wastewater collection line, and drainage
projects have been identified to improve the distribution of water in the district, the
collection of wastewater, and storm water catchment. These include:

e Upgrading existing -6 and -8 inch diameter water mains to accommodate
peak hour domestic water consumption demand requirements and 4,000-
gallon per minute fire flow requirements;

* Replace 480 LF of 10” sewer on Pohukaina Street between South and Keawe
Streets with a 12” sewer;

e Upsize 305 LF of HHG's planned sewer in Pohukaina Street between Ahui
Street and Ward Avenue from 12” to 18” diameter;

* Replace 480 LF of 10” sewer on Halekauwila Street between South and
Keawe Streets with a 12” sewer;

* Replace 310 LF of 8” sewer on Keawe Street makai of Halekauwila Street
with a 12” sewer;

* Replace 250 LF of 6” sewer on Ilaniwai between Kamani Street and Ward
Avenue with an 8” sewer;

e Upsize 305 LF of HHG's planned sewer in Pohukaina Street between Ahui
Street and Ward Avenue from 12” to 18” diameter to 24” sewer in Ward
Avenue; and

* Require new developments to retain storm water runoff on-site through the
use of infiltration or rain-harvesting methods, or allow discharge to run off
through an appropriate bio filter such as a rain garden, green roof, or tree
box filters.

Traffic: Implementation of the Proposed Action, while generating significant traffic
impacts, it also intended to mitigate them by encouraging and facilitating improved
bicycle, pedestrian, and transit access within the KCDD. Specific traffic mitigations
include:

* Increase the allocation of green signal time per cycle at the Ala Moana
Blvd/South Street and Ala Moana Blvd/Cooke Street intersections;

* Restripe north/south approaches at Ala Moana Blvd/Ward Ave to eliminate
split signal phases.

* Reduce the length of the east-leg pedestrian crossing at Ala Moana
Blvd/Ward Ave;

* Provide restriped and bollard-protected bicycle lanes on Punchbowl Street,
South Street, and Cooke Street;

e Install bicycle lanes on Ward Avenue;

* Provide restriped bicycle lands on Pensacola Street/Piikoi Street and study
potential two-way conversion with 3 lanes and bicycle lanes;
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* Construct a cycle track or strip bicycle lanes on Halekauwila Street,
contingent with the final design and location of the HART guideway columns;

* Construct curb extensions at all intersections with on-street parking and that
have 24’ curb-to-curb walk distances of minor streets or 26’ curb-to-curb
walk distances of major streets; Reduce intersection skew; Tighten
intersection geometry; Construct pedestrian refuge islands (Each mitigation
measure requires further study);

* Require redevelopment setbacks that ensure a minimum 15’ pedestrian
realm (sidewalk plus buffer including furniture zone and landscaping)
regardless of existing pedestrian realm width. (If the existing pedestrian
realm is greater than 15’, then there is no significant impact.);

* Reconstruct streets in Central Kaka ako as shared industrial streets while
maintaining delivery and parking storage functions;

* Reduce Ala Moana Boulevard signal cycle lengths to 120 seconds and couple
with other signal optimization features; this will create more lane capacity
(from 800vph to 1200vph); and

* Construct makai side shared use path on Ala Moana Boulevard.

Social: While much of the Proposed Action will improve quality of life in the KCDD
as discussed in the Impacts section above, additional actions can be taken by HCDA
to mitigate impacts:

* Revise current Reserve Housing program to increase the amount of
affordable housing provided in the District;

* Develop a Parks Master Plan that would thoroughly study needs and best
ways to meet them.

Cultural: To mitigate impacts on cultural resources in the event they are uncovered
during property excavation or ground disturbance, HCDA will continue to require
full compliance with procedures established by the Oahu Island Burial Council and
the State Historic Preservation Division of the Department of Land and Natural
Resources. HCDA will also ensure that parking and accessibility to historic
structures is not reduced as the result of new developments in surrounding areas.
With regard to contemporary cultural facilities that exist in the District, HCDA will
encourage landowners/lessors to offer adjusted rent spaces to help preserve those
uses and activities in the District.

Visual Resources: The preservation of visual resources can be best accomplished
during implementation of the Proposed Action by ensuring that the development
rules to be enacted include provisions such as:

* Present prototypical development lots, with preferred site design for
staggered of offset towers;

* Encourage staggered building heights (tower configurations should provide
skyline diversity);
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* Provide examples of appropriate building tops;

* Revise standard (ch 15-217-55 (4) for view corridor streets in the TOD
Overlay Area to regularize the setback allowed in the Master Plan areas, at
75’ above the Street Element;

* Revise rule 15-217-54 (c) that requires an increased setback by three feet for
every ten feet of building height. These rules are in conflict with building
types as proposed and would negate the ability for large parcels to place
multiple buildings on a development parcel by reducing flexibility and
pushing development to one side of the development parcel.

* Revise Mauka Area Rule designating 25% of tower “void” space to be located
at the street frontage.

* Revise Mauka Area Rule designating 65% of tower to be located on street
frontage;

* Encourage developments to provide aesthetic treatments on rooftops;

* Create a green-roof policy; and

* For Iconic Towers in TOD Alternative A (if implemented), include a provision
for the public to access the view by providing public lobby, restaurant, or
other public space on top floors.

0.6 Unresolved Issues

Regional Infrastructure: The construction of a region-serving Relief Sewer
Corridor to relieve wastewater demands in Waikiki and elsewhere in Honolulu is
presently being evaluated by the City’s Environmental Services Department. The
decision to construct the line, and if so, where will impact wastewater collection line
capacities in Kaka'ako. Some existing sewer lines in Kaka'ako are surcharged by
wastewater generated elsewhere. Construction of the relief sewer line would
resolve capacity issues and might preclude the need for additional smaller-scale
sewer improvements in the District. The relief sewer line project has been under
consideration for several years and the outcome of decision-making is beyond the
control of HCDA. The matter will remain unresolved until the City completes its
planning efforts, and the timing of that effort remains unknown.

City’s 2040 Population Projections: The City and County of Honolulu’s
Department of Planning and Permitting periodically forecasts population on the
island of O ahu for purposes of long-range planning. For the past several years, DPP
has utilized population projections with a planning horizon of 2035. The Proposed
Action assumes the same planning horizon as its hypothetical build-out date. In
2013, the City advised HCDA that it would soon begin updating its current
population forecast to 2040. As recently as October 2014, in a follow-up inquiry to
the City as to the status of its efforts, we were advised that the City has developed
interim projections to 2040, which have been used by the City for some planning
purposes. However, we were also advised that official projections are still on hold
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due to technical issues that must be resolved. The City is targeting June 2015 as a
possible release date for the official projections. The matter will remain unresolved
until such time that the DPP officially releases the 2040 forecast.

The Ultimate Timing and Extent of Community Amenities: As the majority of
property in the KCDD is privately owned, individual properties will undergo
redevelopment based on the preferences and needs of the respective property
owners. The existing Mauka Area rules define the maximum allowable scope of
redevelopment of any particular property. While the TOD Overlay Plan, when
implemented, will change that scope, it is an incentive based program and it will
remain up to the property owner to determine how much density to pursue should
they determine that redevelopment is in their interest. Thus, the scope of potential
community amenities are tethered to the land use capacity of a particular property,
as defined by the property owner in a redevelopment proposal. For example,
Kamehameha Schools has elected to focus the redevelopment of some of its
properties at a density (including building height) that is less than what is allowed
under existing rules. The ultimate timing of redevelopment of any given property is
therefore unknown to the HCDA until the property owner presents specific plans to
the agency for approval. Additionally, the extent of community amenities that may
arise from the redevelopment of any particular property will ultimately be
negotiated between the property owner and the agency and will be directly
proportional to the density of the redevelopment proposed: the pursuit of maximum
allowable density by a property owner will likely result in greater public amenities
than a more modest development proposal. Thus, the ultimate provision of
community amenities is unknown until such time that a property’s redevelopment
plan is formulated, presented to HCDA for review and approval, and the nature and
extent of community amenities are successfully negotiated.

Office of Hawaiian Affairs (OHA) Master Plan: In 2014, OHA announced that it
would prepare a master plan to determine the future uses and development timing
for its property holdings in the Makai Area. The outcome of its master planning
efforts will have broad implications on matters concerning general urban density,
infrastructure capacity, and views. The scope and timing of the OHA master plan will
remain unresolved until such time that the agency selects a consultant, establishes a
deadline for the planning effort and its decision-making.

Completion of HCDA Parks Master Plan: HCDA has determined the need to
prepare a master plan for the provision of public and private parklands and
recreational and/or passive open space in the KCDD. The timing for the preparation,
review, and approval of the plan is presently unresolved. The outcome of this
process cannot be known until the effort is funded by HCDA, a consultant is selected,
and a deadline for completion is established.

Implementation of the Proposed Action: The Proposed Action is described

throughout this document as being "incentive based", meaning that to achieve the
HCDA's desired outcome of more affordable housing, pedestrian-friendlier streets,
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and less emphasis on the automobile, developers will be offered an incentive of
greater density and/or relaxed parking standards, etc. How this incentive based
program will be implemented is unresolved at this point in time. The process for
implementing TOD requires the publication of a Draft TOD Overlay Plan, which was
done in May 2013, followed by the preparation of an EIS to evaluate its impacts
(which is now underway). Once the EIS effort is concluded, the Draft TOD Overlay
Plan must be finalized and then approved by the HCDA. After that occurs, final rules
for implementing TOD must be prepared by the HCDA and presented to the public
for comment, before being reviewed by the HCDA for final approval. The rules are
the mechanism by which the incentive based program will be implemented. The
exact form and content of those rules cannot be finalized at this point in time, which
leaves the matter unresolved. The matter will be resolved once the rules are
finalized, presented to the public for comment, and ultimately reviewed by the
HCDA for approval. However, Appendix B of the Draft TOD Overlay Plan (presented
in Volume Two of the EIS as Appendix A) presents a preliminary idea of the scope
and content of the proposed rules for TOD.

0.7 Compatibility with Land Use Plans and Policies

The Proposed Action is consistent with prevailing City and State land use plans and
policies.

0.8 Required Permits and Approvals

The following permits and/or approvals will be required for individual development
projects:

Subdivision Approval (if applicable) Department of Planning and Permitting

Building/Grading Permits Department of Planning and Permitting

Installation of Power Lines & Substations | State Public Utilities Commission

National Pollutant Discharge Elimination | State Department of Health
System (NPDES) Permit

Noise Permit State Department of Health

Modification of Highway Access Points State Department of Transportation

Work Within the State Highway ROW State Department of Transportation

Dewatering/Stockpiling Department of Planning and Permitting

Trenching Department of Planning and Permitting

Development Permit Hawaii Community Development
Authority
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11-200-17 Content requirements for Draft EIS (applicable to SEIS per 11-200-28)
The Draft EIS shall contain at a minimum the information contained in this section (11-200-17)
Summary Sheet with the following
1 Brief description of the Proposed Action
Significant beneficial/adverse/cumulative/secondary impacts
Proposed mitigation measures
Alternatives considered
Unresolved issues
6 Compatibility with land use plans/policies; listing of permits/approvals
Table of Contents
Statement of Purpose/Need for the Proposed Action
Project Description with enough detail to evaluate environmental impacts
1 Detailed map (USGS topo, FIRM, or floodway boundary)
Statement of objectives
General description of action's characteristics:
technical
social
environmetal
Use of public funds or lands for the action
Phasing and timing of the action
Summary technical data, diagrams etc. for evaluation of potential impacts
7 Historic perspective
Rigorous exploration and objective evaluation of alternatives
1 No action
Different nature with similar benefits and different environmental impacts
Alternate designs or details
Postponing the action
Alternative locations
Comparative evaluation of benefits, costs, risks of reasonable alternatives
Existing environmental setting
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1 Local
2 Regional
3 Rare or unique environmental resources
4 Related projects in area contributing to possible cumulative effect
5 Area's population/growth characteristics & assumptions used to justify the action
6 Secondary population/growth characteristics
Relationship of Proposed Action to land use plans, policies and controls
1 For conflicts, extent to which conflict has been reconciled and reasons for proceeding
2 List of necessary approvals and status of each
Statement of probable impacts
1 Consideration of all phases
2 Direct/indirect
3 Interrelationships and cumulative impacts of Action and other related projects
4 Secondary impacts
5 Estimated population impacts
6 Effects of population change
7 Direct or indirect sources of pollution
Relationship between local short-term uses of environment and maintenance/enhancement of long-term productivity
1 Trade-offs/short-term & long-term gains/losses
2 Extent to which Proposed Action forecloses future options
3 Narrows range of beneficial uses
4 Poses long-term risks to health and safety
5 Environmentally signficant consequences
Irreversible/irretrievable commitments of resources
1 Unavoidable impacts
2 Use of non-renewable resources
3 Curtails range of benefical uses
4 Possibility of environmental accidents resulting from any phase of Proposed Action
5 Loss/destruction of natural/cultural resources
All probable adverse environmental effects that cannot be avoided
1 Rationale for proceeding with Action, notwithstanding, adverse effects
2 Other governmental policies that offset adverse environmental effects
3 Ability of reasonable alternatives to achieve countervailing benefits to avoid adverse effects
Mitigation measures
1 Basis for determining mitigations to reduce impacts to insignificant levels
2 Timing of mitigations/commitments to assuring mitigation
1 Summarize unresolved issues
2 How they will be resolved prior to implementing action or overridding reasons for proceeding without resolution
1 Consulted parties
2 Disclosure of preparers
1 Reproduction of all substantive comments and responses
2 List of parties consulted who had no comments


























